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EXECUTIVE SUMMARY

The Town of Easton began work on this Housing
Production Plan (HPP) Update in the fall of 2021. The
HPP has been led by the Town through the
Department of Planning & Economic Development
and members of the Affordable Housing Trust .

The HPP process started with a
comprehensive needs assessment
various data sources ranging from the US Census to
the Easton Building and Assessors Departments. This
Housing Production Plan (HPP) has been prepared in

investigating

accordance with the Massadwusetts Department of
Housing and Community Development guidelines
and provides a framework and strategy to increase the
production of affordable housing in Easton. The Plan
includes a comprehensive housing needs assessment
and details housing production g oals and strategies
aimed at meeting these needs over the next five years
(20222027).

This report  will
affordably house the increase in the senior population

demonstrate a need to

as well as create affordable housing to attract and

retain the family aged population. In recent years

Easton has made some progress towards these goals

with several zoning overlay efforts and Affordable
Housing Trust projects and programs. In light of the
number of rental units added recently, the community
would like to focus on more diverse housing types
including single -family housing ¢ and creative
communiti es and neighborhoods.

Starting in 2020 the housing market ballooned;
past practices should be looked at for recalibration
and future initiatives planned

stability during the ebbs and flows of the housing

to provide some

market. Twenty percent of the U.S.population will be

65 or older by the year 2030. Match this with a

declining 2?1 EODPOa w ET 1-&8up&rdcdit @b U w c

under 5 years of age,and -30.10percent for 35-44 years
of age).

The Executive Summary lays out a myriad of
important housing data. The amount of housing units
in Easton has risen by 16.11 percent over the last
decade (20162020) andis projected to rise by another
17.75 percent in the next twenty years. The
affordability of housing in the Commonwealth is a
large hurdle to jump. In order to afford a modest two -
bedroom unit in Massachusetts a fulltime worker
needs to make $3624/hr. this when the minimum
wage as of January 2022 is $14.25/hiMatch this with
the steep price of a home in Easton ($596,000as of
February 2022, a 72.25percent increase in the last 9
years. The concerns of the Easton community are in
line with these numbers. When surveyed, over 50
percent of respondents considered housing
affordability an issue. Additionally,
the groups that need the most help are: first time home

buyers, young families, and the aged 55+ population.

respondents said

This plan will provide a summary of key
demographic, and housing
affordability data from the comprehensive housing
Ol 1
goals and strategies.

Please note that the data in this Plan is from the

housing  stock,

48623w" 1 OUUUW! UUI E& 2000u0edapl Y O w

the 20112019 American Community Survey, the U.S.
Department of Housing and Urban Developmen t,
MassDOT, The Warren Group, MassGIS, UMass
the
Department of Elementary and Secondary Education.

Donahue Institute, and Massachusetts
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KEY FINDINGS

Households

Total population and average household size
determine the number of households in a municipality.
In Massachusetts overall, and in 96 percent of
Massachusetts municipalities with population growth
since 2000, the number of households increased faer
than population because of declines in average
household size. This trend is expected to continue as
seniors make up a greater share of householders and
younger householders wait longer to form families that
are smaller on average than their predecessos.

M The number of households in Easton increased
22.2 percent (630 households) from 6,436
households in 1990 to 7,865 households in
2010. The 2020 U.S. Census redistricting data
estimates Easton households at 9,132, resulting

Number of Households in Easton
12,500
10,528
(Projected)

10,000

7,500

6,436
5,000

Number

2,500

1990 2010 2020 2040

Calendar Year

in an estimated increase of 1267 households
from 2010 to 2020 (16.1percent).

The total households in Easton are projected to
increase by 1,396through 2040, an increase of
17.75percent from 2020.

The large majority (73.69percent) O w$ EVUO
households are family households. Family
households with children under the age of 18
years makeup 32.83 percent of Easton
households.

The average household size in Easton
decreased from2.74in 2000 to 2.2in 2019
According to the 2010 Census, of the owner
occupied households, 17.7 percent are single
person households. Of the renter-occupied
households, 46.2 percent are single person
households.

Type of Households in Easton

73.69%

are family
households
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Housing Demand

Housing demand is a function not only of population,
but also the number and type of households that the
population forms. As years pass, some households
form, move into the community, or grow larger, while
others grow smaller, seek different housing optio ns,
or move out. Net housing demand is the number of
units needed to accommodate additional households
and maintain healthy vacancy rates among owner and
renter-occupied housing units.

The Metropolitan Area Planning Council (MAPC), the
regional planning agency for Metro Boston, has
prepared population and housing demand projections
for 164 cities and towns in Metropolitan Boston, and
the University of Massachusetts Donahue Institute
has prepared population projections for the balance of
the cities and towns in the state. Both sets of
projections include two scenarios: a Status Quo
scenario based on continuation of recent trends in
location

migration, housing and

preference; and a Stronger Region scenario that

occupancy,

assumes increased attraction and reention of young
workers and slightly increased preference for urban
settings and multi -family housing. The Status Quo
scenario found that continuation of current levels of
in-migration and housing production would lead to a
declining workforce and economic stagnation over the
coming decades. In contrast, the increased migration
rates of the Stronger Region scenario could fuel job
growth of 7 percent between 2010 and 2040. As a
result, MAPC recommends use of the Stronger Region
scenario as the basis for howsing planning, and the
assumptions and outputs of that work have been

DOEOUXxOQUEUI EwbOUOwWUT I-famiyd O

housing production goals of 10,000 multi -family units
per year and have been adopted by the Massachusetts
Department of Transportation as the basis for long
term transportation planning.

This section looks at the current distribution of

household types in Easton, projected household

changes, and net housing unit demand through 2040.

1 According to MassDOT Population Projections,
the net housing unit demand will be 1,396 new
housing units from 2010 through 2040.

 To address unmet housing needs, based on the
2020 Census counting 9,132 yearound housing
units, Easton will need an additional 79 SHI
(Subsidized Housing Inventory) housing units to
achieve the MGL Chapter 40B requirement of 10
percent of the year-round housing inventory
designated for households earning at or below 80
percent AMI (Area Median Income).

1 Across Massachusetts, there is a shortage of rental
homes affordable and available to extremely low -
income households (ELI), whose incomes are at or
below the poverty guideline or 30 percent of their
area median income (AMI). According to the
National Low Income Housing Coalition, there is
a drastic need for ELI housing. Many of these
households are severely cost burdened, spending
more than half of their income on housing.
Severely cost burdened poor households are more
likely than other
necessities like healthy food and healthcare to pay
the rent, and to experience unstable housing

renters to sacrifice other

situations like eviction s.

e Since the beginning of the
pandemic (2020), home

prices have risen by 29.56%
in a two year period.

e The % increase from 2018-
2020 was 6.48%

e Since 2013 the price of a
home has risen by 72.25%

1 Alongside demand the price of a home has
skyrocketed over the last few years. According to
Zillow.com, a home valued at $346,000in 2013
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costs $596,000 today.Since 2013 the price of a
home has risen by 72.2%ercent.

i Since the beginning of the COVID-19 Pandemic
(2020), home prices have risenmost acutely, by
29.56 percent in a twoyear period. Compared
with the previous two-year period, the percent
increase from 20182020 was 6.4&ercent.

Typical Home Value in Easton
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Population

The population of the United States is rapidly aging.
According to the U.S. Census Bureau, one of every
five people in the U.S. will be 65 or older by the year
2030. By 2035, the number of adults older than 65 will
be greater than the number of children under 18. In
Easton, census data show the trend to be the same.

One of every five people in the U.S. will
be 65 or older by 2030.
By 2035, the number of adults older

than 65 will be greater than the
number of children under 18.

According to the US Census Bureau, the

population of Easton increased from 19,807

residents in 1990 to 25,058 as reflected in the

2020 Census. The population increased 14.3

percent from 1990 to 2010

Population incr eased by 8.42 percent from

2010 to 2020 a faster rate than Massachusetts

as a whole (7.4ercent).
EOUUOwkI|I dkwxl UET OOwOI ws

female (2019 estimates).

The MassDOT Population Projections estimate

the population of Easton to increase to 25,000

for the year 2040, which according to the 2020

Census, Easton has already surpassed.

According to 2019 estimates from the U.S.

"1 OUUUw! UUT EVOwhk wx1 UET C

population was aged 65 or older, up from 12
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population age illustrates these changes. In 1980,

2010, the median age had increased to 39.5

$EUUOOZzUwOl EPEQWET T whPEUWI WG K%%ars%#d%fZng%é'lné’d&%g%%zys4£3w

median age had increased to 39.5 yearsby 2019, to
about 41.3. According to statewide projections made
by the Metropolitan Area Planning Council, this

trend will continue to intensify over the next decade!

1 Easton Age Friendly Action Plan, 2021

According to state-wide projections made by
Metropolitan Area Planning Council, this
trend will intensify over the next decade,
reflecting the national trend.

The US Census data shows significant
population decline in the Under 5 Years age
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cohort, with a decrease in population of 654 residents of Easton 21,033 seffdentified as White,

children, (-44.8%ercent). 83.93 percentof the total population of Easton .

1 The data also shows decreassin the 5t0 9 9 The Asian population experienced steady growth
Years age cohort of-9.89 percent the 25 to 34 during the 2000-2020 period, with 309 residents
Yearsage cohort of -2.50 percent, and the 35 to identifying as Asian (1.4percent) in 2000, 563
44 Years age cohorbf -30.10 percent residents in 2010 (2.4¢ercent) and 819 in 2020. The

Asian community represents 3.27 percent of the
total popula tion of Easton.

1 The African American population of Easton
increased significantly by 273.2 percent between
2000 and 2020 having increased from 354
residents in 2000 to 745 residents in 2010. The
African American population then increased to
1,321 in 2020an increase to 5.27 percent of total

Census data shows

significant population decline population .
in the Under 5 Years age cohort at -44.89% Asian
]
Black 3.27
The data also shows decreases in the 5.27

5 to 9 Years age cohort of -9.89%
The 25 to 34 Years age cohort of -2.50%

The 35 to 44 Years age cohort of -30.10%.

Population

f The US Census data shows significant by Race (%)
increases in population of all age groups above
45 years of age, with the highest percentage
increases to the60 to 64 Years age cohoriat
92.28 percent Population increases continue
through the 65 to 74 Years age cohorwith an White
80.60 percentpopulation increase and the 75 to 83.93
84 Years age cohortwith an 81.34 percent

increase in population of these older citizens. Educational Enrollment and

: Attainment
Population by Race |
91 During the 2021-2022 school year, enroliment at
T Between 2000 and 2020, the racial and ethnic the six Easton public schools served a student
composition of Easton evolved into a more diverse population of 3,418 students in grades PreK
population. In 2010, 21,144 (91.5 percent) of through 12. During the 2021-2022 school year,
residents self-identified as White, a slight decrease enrollment at the six Easton public schools served

from 20,501 (91.9 percent) in 2000. In 2020, of the a student population of 3,418 students in grades
Pre-K through 12, compared to enrollment
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numbers Of 3,410 in 20262021 and 3,579 in 2019 cognitive difficulties (3.8 percent) and difficulties

2020. with living independently (3 percent).

9 Of the Easton student population, 7 percent are
African American, and 78 percent of the student Median Household Income in Easton
population are white. 7

9 According to the 2019 ACS, d the residents of 1200 $112,268

Easton,21.0percent of the population age 25 years
and over have obtained a high school diploma,
and 10.0percent of that age cohort have obtained

-
o
o
(=]
=]
]

$86,050

75,000
an associatedegree or higher. The population of

Eastonover the age of 25 withaE E E T | degddz U
is 28.9percent, while the population over the age
of 25 with a Graduate or Professional degree is
20.2 percent. This is 4.2 percent higher than the
state average of population over the age of 25 with
aEEET 1 degdde 247percent) and dightly less
that the state percentage of population over the
age of 25 with a Graduate or Professional degree Income

$69,144

50,000

Number in Dollars ($)

25,000

1999 2010 2020
Calendar Year

(20.3percent). f The 2019 Median Household Income for Easton
; . . - was $112,268, increased from $86,050 in 2010 and

Residents with Disabilities $69 144 in 1999,

9 According to the 2019 American Community i Easton has a relatively low rate of individuals
Survey, approximately 8.9 percent (2,177) of the below the federal poverty level , which was $12,140
total residents in Easton reported having some for a household of one in 2019.Easton households
type of disability. with annual incomes less than $25,000were 3.8

1 Of the residents in Eastonthat experience some percent? of the total population.
type of disability, the highest percentage 1 Eight percent of Easton households reported
reporting a disability are of the 75+ years age annual incomes greater than $50,000
group with 42.6 percent reporting a disability f The median household income increased 62.4

followed by the 65 to 74 years age group pf percent between 1999 and 2019.
which 22.2percent report having a disability . Of

the total estimated population with a disability,
the most common disability reported was an
ambulatory disability by 4 percent of the total
population of Easton, which is a disability that
involves serious difficulty walking or climbing
stairs. The next most common disabilities are

=

Of the households in Easton, 69 percent repored
annual incomes greater than $75,000 and 55.8
percent of households reported annual income
greater than $100,000.

The distribution of income across Easton
households has changed significantly since 1999
In Easton, the number of households earning more

22019 ACS 5Year Estimates S1901
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than $150,000 per year increased by more than
2,811 percent.
Since 1999 the number of Easton households
earning more than $200,000 gr year increased by
5,946 percent

M The 2019 ACS indicates that Easton had a median

household income of $112,268which is more than
most of the regional municipalities except for
Hanover, which had a median household income
of $127,981 andDuxbury which has the highest
median household income in the region with its
residents earning $128,173

The median household income in Easton for 2019
was $112,268significantly more than the median
household income for the Commonwealth of
Massachusetts of$81,215and the median income
for Bristol County at $70,402.

Industry and Employment

9 Of the full -time, year-round civilian employed
population 16 years and over (8,949) he
industries that employ the most Easton
residents are the educational services,

3 https://reports.nlihc.org/oor/massachusetts

healthcare, and social assistance industries
(2,429 and the professional, scientific, and
management, and administrative and waste
management services(1,23]) followed by re tail
trade (834).

1 The unemployment rate in Easton for 2019 was

4.5 percent

1 Working at the minimum wage of $1 3.50 per

hour in Massachusetts, a weekly minimum
wage is $540 for a 4Ghour week and a yearly
minimum wage is $28,080 per year.Future
minimum wage increases are as follows:
January 1, 2023 $15.00

T A 2021 National Low Income Housing
Coalition (NLIHC) report indicated that to
afford a modest two-bedroom apartment at
fair market rent in Massachusetts, full -time
workers need to earn $36.24 per hour .3

indicated that to afford a modest
two-bedroom apartment at fai
market rent in Massachus

full-time workers need to earn:

$36.24/hr

1 Compared to the rest of the United States
Massachusetts is the third least affordable state
for renters.
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1 Working at the minimum wage, wage earner

must have 2.3 full-time jobs or work 91 hours
per week to afford a modest one-bedroom
apartment and work 2.8 full -time jobs or work
113 hours per week to afford a two-bedroom
apartment.

The federal minimum wage has remained at
$7.25 an hour without an increase since 2009,
not keeping with the high cost of rental
housing. In no state, even those where the
minimum wage is set above the federal
standard, can a minimum wage renter
working a 40-hour work week afford a modest
two -bedroom rental unit at the average fair
market rent.

The typical renter in Massachusetts earns
$20.72, which is $13.09 less than the hourly
wage needed to afford a modest rental home.

Housing Stock Analysis

9 The number of housing units in Easton

increased 19.67 percent from 7,631 housing
units in 2000 to 9,132housing units according
to the 2020 Census.

According to the 2019 ACS, of the 5,532total
occupied housing units in Easton, 65.3 percent
reside  within  single -family  detached
structures.

The housing stock in Easton is somewhat
older, with approximately 28.4 percent of the
housing units being constructed prior to 19 59.
According to the 2019 ACS, most Easton
residents own their own home as 6,551 of the
total occupied housing units in Easton are
owner-occupied housing units and 1,926 are
renter-occupied housing units.

With 835 units on the SHI, Easton exceeds the
units necessary to achieve the M.G.L. Chapter
40B requirement of 10 percent of the year-
round housing inventory designated for
households earning at or below 80 percent of
the AMI based on the 2010 Census count of
8,105 yearround housing units. Easton will
need an additional 79 units to meet the
requirement once the 2020 Census count of
9,132 yearround housing units is finalized .

From 2000 to 2020
the number of housing units
increased 19.67%

7,631 units in 2000

9,132 units in 2020
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7,

Ames Shovel Works ApartmerjtsSource: Town of Easton

SUMMARY OF HPP STRATEGIES

Housing Goals *

Goal #1: Locate new residential multi -family
and mixed-use development in and near
existing business centers, transportation hubs,
and village districts to enhance economic
vitality, promote walkable, vibrant

neighborhoods and ensure environmentally
just and sustainable land use practices.

Goal #2: The variety of housing units is
maintained & expanded to exceed the 10
percent state standard for affordable housing.

Goal #3: New housing in Easton is
strategically distributed in a manner that is

4The goals of this plan are consistent with the
Comprehensive Permit Regulations (760 CMR 56) as
required by DHCD for Housing Production Plans:

a) A mix of types of housing, consistent with local
and regional needs and feasible within the housing
market in which they will be situated, including rental,
homeownership, and other occupancy arrangements, if
any, for families, individuals, persons with special
needs, and the elderly.

b) A numerical goal for annual housing
production, pursuant to which there is an increase in the

OUOPEDXxEOPUazUwOUOET UwoOl w2

at least 0.50 percent of its total units (as determined in

harmonious with the community vision to
ensure new housing options are compatible in
scale, siting & design.

Goal #4: New affordable housing construction
and rehabilitation is encouraged through
adaptive reuse of buildings and town owned
properties that incorporate sustainability
standards.

Goal #5: A more equitable community is
promoted through housing options that
provide for people of diverse socioeconomic,
racial, and ethnic backgrounds while meeting
the needs of both young families and an aging
population .

accordance with 760 CMR 56.03(3)(a)) during every
calendar year included in the HPP, until the overall
percentage exceeds the Statutory Minimum set forth in
760 CMR 56.03(3)(a).

Comprehensive Permit applications could be used for
the development of affordable single -family houses at
10 Morse Road and at 26 Poquanticut Avenue, both
currently owned by the Affordable Housing Trust. The
Town also is considering a Comprehensive Permit
application for the prospective Blackledge development

of LB Eatdl IhEs @t 9lwUNDSHEEd T wUOP U U WEa w
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Easton is by far one of the more advanced
communities in the region and the state when
it comes to addressing the housing needs of its
residents. Easton is one of the roughly 22
percent of cities and towns in Massachusetts
that has met the 10 percent affordability goal.
Easton previously developed Housing
Production Plans in 2005, 2011 & 2017. Over
the past five years, the Town has facilitated the
creation of 47 units that are eligible to be
counted toward the 10 percent threshold. Most
notably, the Town committed over $7 million
in Community Preservation funds to facilitate
the award-winning Ames Shovel Works
adaptive reuse project, which resulted in a
mixed income rental community with 30
affordable apartments (out of a total of 113
units constructed). Other mixed income rental
developments, including Queset Commons,
Washington Place, and Avalon Easton, have
number of recent Chapter 40B subdivisions
have contributed a combined 18 affordable
home ownership units .

3T T wOPUUDPOOWOI EUUOOzZ Uwl!l YhKuw!: OUUDHOI w. UpO0OOw . .
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Plan was: Respond to changing housing needs
through production of affordable rental and
homeownership units, provide housing
assistance to Easton residents in need, and
promote a wider diversity of housing choice.
While much of the discussion surrounds home
ownership and access to ownership,
addressing the current needs of the renter
population is important in creating a more

equitable community.

The population of the United States is rapidly
aging. According to the U.S. Census Bureau,

one of every five people in the U.S. will be 65
or older by the year 2030. By 2035, the number
of adults older than 65 will be greater than the
number of children under 18. In Easton, census
data show the trend to be the same. The

EOOUDPOUOUUW POEUI EUI w DOw $E

population age illustrates these changes. In
2010, the median age had increased to 39.5
years; by 2019, to about 41.3. According to
statewide  projections made by the
Metropolitan Area Planning Council, this
trend will continue to intensify over the next
decade.

The Town of Easton is committed to including
people of all ages and abilities in planning and
civic processes and strives to meet the needs of
all residents ¢ children and older adults alike.
The town is committed to providing services
and programs that enhance qualitg of life and

2! OWEEEDUD 0]
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maintaining th eir health and independence.
To that end, the town has joined the global
movement of age-friendly communities.

Plan had a set of goals which complement this
HPP. The goals were

1. Ensure that Easton residents living at
home relate to the affordable, quality
support

they may need to live

independently.

diverse enough to accommodate the
needs of all older residents, including
those who may want to downsize,
move into a more affordable home, or
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need a home designed to be accessible community can work to achieve its goals.
for all abilities. Many of these strategies ae contingent on

3. Ensure that a strong partnership exists | EEUOUUWE] aO0O0EwUT 1 w3 OpOz UwE
between the Town of Easton and market opportunities and funding availability.

Easton Housing Authority. All strategies will require local approvals in
] accordance with all applicable laws and
|mp|ementat|0n regulations. The strategies are organized in

three categoriesand are in no order:

Strategies
L e e awaa. T Planning, Policies, and Zoning Strategies.
EIBIYDOl wUl | dveyear oa3 B Lﬁa Eol(':{allu Initiatives and Programmatic
will  require a variety of regulatory,
programmatic, and policy strategies. These
strategies, described in detail in Chapter 2, are
intended to offer multiple ways that the

Strategies
1 Capacity, Education, and Coordination .
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Main Street Sourcehttps://www.trulia.com/pictures/thumbs_5/zillowstatic/fp/dc59be898d9820e946f0b171a8Zuk.jpg

CHAPTER: 1 INTRODUCTION

From the time of its founding, Easton has
always maintained some form of housing
support for its poorest residents as dictated
by custom and state law. For most of the 19
and early 20~ Centuries, Easton provided
financial support to needy households and
housed individuals at the Town AIms

House. Prior to that, the poor were
supported by the town through the practice

Ol W?EPEEDOT wOUU2 wb OE P Y bHidibEcally, wiarkidtae ihding Ovasl oftan U O w

board with other residents. Over the 20n
Century, social policies shifted to reliance on
funding from the State and Federal
governments, and increasingly onto the non-

profit sector and for-profit developers,
resulting in significant unmet needs.

The population served by subsidized
housing in Easton has also shifted, as the cost
of housing has become out of reach for many
workforce households, as well as retirees
and young adults.

provided directly by employers such as the
Ames Shovel Facbry or working individuals

could commonly find rooms for rent as
boarders. practices that are no longer widely
available. Later in the mid -20n Century, the
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